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EXISTING – Northwest View from Main Street and Viewpoint Road

PROPOSED – Northwest View from Main Street and Viewpoint Road



EXISTING – Northeast view from Main Street and Minaret Road

PROPOSED – Northeast view from Main Street and Minaret Road
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Mitigation Measures: 
5.3-1a: To the maximum extent practical, the proposed project shall retain forested areas, and 

the development shall remain subordinate to the natural character of the site and 
surrounding landscape. 

5.3-1b: Prior to final approval of project development plans, the applicant shall submit a tree 
preservation and replacement plan pursuant to the Municipal Code, Zoning, 
requirements related to grading and clearing. The Preservation and Replacement 
Plan, including the type, size, number and location of replacement trees shall be 
subject to the approval of the Town of Mammoth Lakes Community Development 
Director. 

5.3-1c: Contour grading shall be used to blend manufactured slopes into the natural terrain. 
Grading shall be minimized to preserve existing landform and vegetation to the 
greatest extent possible. 

5.3-1d: The landscape design for the site shall maximize the use of existing vegetation, and 
where new plants are introduced, they shall include, and/or blend with, plants native 
to the Mammoth Lakes environment. Landscape plans for the site shall be completed 
by a certified landscape architect. 

5.3-1e:  To the maximum extent practical, native trees and landscaping shall be concentrated 
around all structures located on the project site. 

5.3-1f: Grading techniques shall be used which minimize the area of disturbance and shall 
incorporate such methods as decorative retaining walls rather than slopes to minimize 
the area of disturbance. 

5.3-1j: Staging locations shall be indicated on project Building Permit and Grading Plans and 
shall be subject to review by the Town of Mammoth Lakes Community Development 
Director in accordance with Municipal Code requirements. 

5.3-1k: Upon submittal of Final Development Plans to the Town for the development site, the 
applicant shall demonstrate that long-range views of the Sherwin Range are 
incorporated into the project design.  

5.3-1m: The buffer for properties adjacent to the specific plan boundaries shall be defined as 
a building setback area of not less than 20 feet to buildings up to 35 feet tall. Portions 
of buildings which exceed 35 feet adjacent to the Specific Plan boundaries shall 
require an additional setback of generally 1 foot for every two feet of building height 
beyond the 20 foot minimum setback. Trees shall be maintained within the buffer area, 
except for required vehicular and pedestrian access.  

5.3-2a: Adoption of the North Village Specific Plan shall include all provisions for design review 
stated in the Plan, with all phases and developments proposed within the Specific Plan 
area undergoing review by a Town-appointed Design Review Committee and/or 
Planning Commission.  

5.3-2b: The architectural style for the development shall blend with the site’s natural setting. 
Rooflines shall reflect the slope of the site, and natural “earth tone” colors and 
materials such as stone and wood shall be emphasized. Conformance shall be 
assured through the Town’s design review procedures.  

5.3-3a:   Low-intensity street lighting and low-intensity exterior lighting shall be used throughout 
the development to the degree feasible. Lighting fixtures shall use shielding, if 
necessary, to prevent spill lighting on adjacent off-site uses. 
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5.3-3b:  Lighting used for various components of the development plan be reviewed under 
North Village Specific Plan design guidelines which shall include review of light 
intensity levels, fixture height, fixture location, and design.   

5.3-3c:  The project shall use minimally reflective glass and all other materials used on exterior 
buildings and structures shall be selected with attention to minimizing reflective glare.  

5.3-3d:   Vegetative buffers shall be used to reduce light intrusion on residential development 
and on forested areas located adjacent to the project site. 

 
3.2 AGRICULTURAL RESOURCES 
The 1999 SPEIR does not identify any significant impacts to Agricultural Resources since there 
is no evidence that the site has been used for agricultural production nor are there any agricultural 
operations within the vicinity. Therefore, project implementation would have no impact to 
agricultural resources.  
No mitigation measures were required by the 1999 SPEIR for the NVSP and since no impacts to 
agricultural resources have been identified, no mitigation measures are required. 
 
3.3 AIR QUALITY 
Section 5.5 of the 1999 SPEIR evaluates the impacts of implementation of the Specific Plan on 
air quality. The 1999 SPEIR determined that, on a cumulative level, the North Village project 
would contribute to a current violation of the State and Federal PM10 standards and that this 
contribution would be significant and unavoidable.3 Since the Yotelpad project is within the scope 
of development that was intended for the site, the impacts of the project were covered in the 1999 
SPEIR and project implementation would not increase the impacts beyond those anticipated. 
Implementation of the project would contribute to the cumulative air quality impacts on some level. 
Construction has the potential to create short-term air quality impacts with the use of construction 
equipment and through vehicle trips generated from construction workers traveling to and from 
the project site, especially since the project proposes to excavate soil in order to develop a 
partially subterranean parking structure. Construction and operation of the project would result in 
an increase in air emissions, such as those associated with construction equipment and vehicle 
trips, as compared to existing conditions. These impacts would be less than significant with 
mitigation incorporated. Construction activity associated with the project may generate detectable 
odors from heavy-duty equipment exhaust. Construction related odors would be short-term in 
nature and cease upon project completion. With compliance to Mitigation Measure AQ-1 for 
construction activities, the proposed project is not anticipated to result in significant short-term 
construction impacts.  
Sensitive receptors are defined as facilities or land uses that include members of the populations 
that are particularly sensitive to the effects of air pollutants, such as children, the elderly, and 
people with illnesses. Examples of these sensitive receptors are residences, schools, hospitals, 
and daycare centers. There are residential condominiums adjacent to the project site to the east; 
however, the risk of exposure to objectionable odors or pollutants to sensitive receptors or a 
substantial increase is less than significant with mitigation.  
With implementation of the 1999 SPEIR Mitigation Measures identified below, including 5.5-1a 
and b, which mitigate short-term air quality impacts, and 5.2-2a and b, which mitigates long-term 

                                            
3 The Town was re-designated by the United State Environmental Protection Agency (EPA) as in attainment for the 
federal air quality standard for particulate matter less than 10 microns (PM10) in November 2016.  
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PM10 air quality impacts, the proposed project would not result in any new, different, or potentially 
adverse air quality impacts not previously considered and addressed in the 1999 SPEIR.   
 
Mitigation Measures: 
5.5-1a: In order to reduce fugitive dust emissions, each development project shall obtain 

permits, as needed, from the Town and the State Air Pollution Control District (APCD) 
and shall implement measures during grading and/or construction of the individual 
development sites to ensure compliance with permit conditions and applicable Town 
and APCD requirements. 
a. The individual development projects shall comply with State, APCD, Town, and 

Uniform Building Code dust control regulations, so as to prevent the soil from being 
eroded by wind, creating dust, or blowing onto a public road or roads or other public 
or private property.  

b. Adequate watering techniques shall be employed on a daily basis to partially 
mitigate the impact of construction-generated dust particulates. 

c. Clean-up on construction-related dirt on approach routes to individual 
development sites/improvements shall be ensured by the application of water 
and/or chemical dust retardants that solidify loose soils. These measures shall be 
implemented for construction vehicle access, as directed by the Town Engineer. 
Measures shall also include covering, watering or otherwise stabilizing all inactive 
soil piles (left more than 10 days) and inactive graded areas (left more than 10 
days). 

d. Any vegetative ground cover to be utilized on the individual development 
sites/improvements shall be planted as soon as possible to reduce the amount of 
open space subject to wind erosion. Irrigation shall be installed as soon as possible 
to maintain the ground cover. 

e. All trucks hauling dirt, soil or other loose dirt material shall be covered. 
5.5-1b: To reduce the potential of spot violations of the CO standards and odors from 

construction equipment exhaust, unnecessary idling of construction equipment shall 
be avoided. 

5.5-2a: In order to reduce emissions associated with both mobile and stationary sources (i.e., 
wood burning stoves and fireplaces), the project shall adhere to the regulations 
contained in the Air Quality Management Plan for the Town of Mammoth Lakes and 
Chapter 8.30, Particulate Emission Regulations, of the Town’s Municipal Code. The 
commercial use tenants throughout the Specific Plan area shall, at a minimum, include 
the following, as appropriate: 
a. Bicycle racks, lockers or secure storage areas for bicycles; 
b. Transit access, including bus turnouts; 
c. Site access design shall avoid queiing in driveways; and 
d. Mulch, groundcover, and native vegetation to reduce dust 

5.5-2b: The project shall contribute on a fair share basis to the Town’s street sweeping 
operations in order to reduce emissions and achieve the required Federal standard.  
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GREENHOUSE GAS EMISSIONS 
Although the 1999 SPEIR did not include a greenhouse gas (GHG) analysis, a supplemental 
environmental analysis of GHG impacts cannot be required absent new information on that front.4 
Information on the effect of GHG emissions on climate was known long before the Town certified 
the 1999 SPEIR. Thus, the effect of GHG emissions on climate could have been raised when the 
Town considered the environmental documentation. A challenge to an EIR must be brought within 
30 days of the lead agency’s notice of approval and no challenges were brought forward regarding 
the 1999 SPEIR and GHG emissions.  (Pub.  Resources Code, § 21167(b).) Under Public 
Resources Code section 21166(c), an agency may not require a supplemental environmental 
review unless new information, which was not known and could not have been known at the time 
the EIR was approved, becomes available.  After a project has been subjected to environmental 
review, the statutory presumption flips in favor of the project proponent and against further 
review.5 “‘[S]ection 21166 comes into play precisely because in-depth review has already 
occurred [and] the time for challenging the sufficiency of the original EIR has long since expired 
...’”  (Id., 1050.) There is no competent evidence of new information of severe impact, and thus 
the Town may rely on the previously certified 1999 SPEIR.  Accordingly, the Town finds that GHG 
impacts and climate change are not “new information” under Public Resources Code Section 
21166.  
 
3.4 BIOLOGICAL RESOURCES    
Section 5.9 of the 1999 SPEIR evaluates the impacts of implementation of the Specific Plan on 
Biological Resources. The 1999 SPEIR concludes that no unavoidable significant impacts beyond 
those previously identified in the 1999 EIR and the 1994 EIR Addendum and the Town’s 2007 
General Plan PEIR will occur. The proposed project is consistent with all of the standards of the 
NVSP, and therefore, the impacts of the project on biological resources were covered in the 1999 
SPEIR analysis and do not exceed the effects evaluated in the 1999 SPEIR. Applicable mitigation 
measures from the 1999 SPEIR will also be applied to the Yotelpad project.  
The site does not contain any wetlands or riparian habitat, so there are no potential impacts in 
those areas. Additionally, there are no local or other conservation plans in place for this area. The 
northern portion of the site contains a large number of trees that will need to be removed for 
construction; however, mature trees removal and replacement was addressed in the 1999 SPEIR 
where tree removal is required to accommodate structures, access, and street frontage 
improvements. The 1999 SPEIR does not identify any plant or animal species of concern as 
occurring on this site or in the entire NVSP area, nor does it identify this site as part of a migration 
route for deer or any other animals. Therefore, the potential impacts to habitat and migration 
routes for any plant or animal species is less than significant and does not require mitigation.  
As previously mentioned, this site contains a fairly large number of existing trees that are over 12-
inches diameter and breast height (dbh) and approximately 114 trees are proposed to be 
removed.6 However, pursuant to the 1999 SPEIR, the forested character of the site is small and 
fragmented, compared to nearby large forested areas, and therefore, the change from a conifer 
forest to a developed site is considered to be less than significant. The 1999 SPEIR identified the 
entire NVSP area as being not high quality habitat due to the fragmentation and its close proximity 
to developed areas; however, the forested area of the site could potentially be used by nesting 

                                            
4 Citizens for Responsible Equitable Environmental Development (CREED) v. City of San Diego, (2011) 196 
Cal.App.4th 515, 531. 
5 Moss v. County of Humboldt (2008) 162 Cal.App.4th 1041, 1049-1050. 
6 This includes trees that will be removed based on health or overstock conditions within the project site, as 
recommended by a qualified professional.  
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birds and other small animals so there is a potential impact to those species and applicable 
mitigation measures have been incorporated to reduce those impacts to a less than significant 
level. The NVSP requires unique natural features, such as rocks, outcroppings, or large trees to 
be protected to the greatest extent possible. It further requires that all trees greater than 12-inches 
diameter at breast height (dbh) that are required to be removed, be replaced on a one-to-one 
basis. These measures should reduce any potential impacts; however, to ensure that all potential 
impacts to biological resources have been reduced to a less than significant level, the mitigation 
measures identified below, including 5.9-2a through 5.9-2j, have been carried over from the 1999 
SPEIR. 
 
Mitigation Measures 
5.9-2a: The project shall preserve existing native vegetation to the maximum extent feasible.  

Landscaping shall emphasize the use of native plants indigenous to the Jeffrey Pine-
Fir Forest plant community. Whenever possible, native plants used on-site shall be 
selected for their replacement habitat value. Site designs shall be subject to the Design 
Review procedure of the Town. 

5.9-2b: Landscape materials shall be used that allow for the protection and preservation of 
existing trees. Native plant species, preferably from seed or cuttings from local plants, 
shall be used where possible. The Landscape Plan shall be approved by the Planning 
Director prior to issuance of any construction permits. 

5.9-2c: Irrigation, fertilization and other landscape management practices shall be designed 
to minimize effects on existing trees and other vegetation. 

5.9-2d: To the extent possible, native vegetation shall be retained and protected during 
construction. A Revegetation Plan, prepared by a qualified Landscape Architect and 
approved by the Town of Mammoth Lakes, shall be completed prior to the 
commencement of the project, which will describe in detail the species of trees and 
shrubs that will be used, where they will be planted and in what numbers, and the 
methods of planting and maintenance, which will ensure successful growth. It shall 
include a monitoring program to follow the progress of new plantings and ensure 
replacement of unsuccessful plants. Landscaping with native species of trees and 
shrubs shall be undertaken to enhance wildlife use of cleared areas. 

5.9-2e: Under AB3180, once mitigation plans designed to off-set habitat losses are approved 
and the specific areas where they will be located are identified, the proponent must 
provide a program to monitor their progress for a period of time (usually three to five 
years) deemed sufficient by the Planning Director to assure their successful 
development. Adequate security shall be deposited with the Town to ensure 
successful implementation of this measure. 

5.9-2f: All construction activities, including movement and storage of vehicles and the storage 
of building and other materials, shall be confined to areas slated for development.  
Care shall be taken during construction to avoid damage to vegetation and habitats 
not directly involved in project construction. Any vegetation inadvertently damaged 
outside of the area slated for development shall be replaced on a one-to-one basis on- 
or off-site. Off-site replacement shall require the approval of the Town Planning 
Director. 

5.9-2g: To prevent erosion and siltation into intermittent creeks, areas cleared of vegetation, 
fill or other materials shall be stabilized after clearing and grading. Hay bales, silt 
screens or similar devices shall be used to prevent siltation. To further protect the 
drainage system and prevent erosion, all grading and construction shall be completed 
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during the summer months, or after October 15 of each year be in a condition to be 
stabilized within 48 hours should inclement weather threaten. 

5.9-2h: A Forest Condition Survey shall be conducted by a professional forester and approved 
by the Town of Mammoth Lakes, prior to the commencement of each individual 
development project. All trees greater than 12-inches dbh (diameter at breast height 
(54 inches above ground)) and significant stands on each project site shall be mapped 
prior to issuance of grading permits or clearing. A registered forester or arborist shall 
then determine the age and condition of these trees and whether they should be 
retained or removed based upon health and visual significance of the trees, except for 
removal required by approved improvements. Once this determination is made, those 
trees shall be retained and integrated into the design of each project. A program of 
specific protection measures shall be prepared by the developer and approved by the 
Town prior to issuance of any construction permits (e.g., construction fencing, grading 
controls, grading design, etc.). Any trees removed unavoidable by each final project 
approval shall be in accordance with Town policies. Off-site replacement shall require 
approval by the Town’s Planning Director. 

5.9-2i: Slash generated from construction or thinning operations shall be hauled from the site 
concurrent with the operation to prevent a breeding site for IPS. Logs shall be removed 
from the site as soon as possible. 

5.9-2j: Construction and site development, such as grading and trenching, shall be prohibited 
within the dripline of retained trees. Equipment shall not be stored or driven under 
trees. Grading shall not cover the ground surface within the dripline of existing trees. 
Grading limits shall be clearly defined and protected. 

 
3.5 CULTURAL RESOURCES   
Section 5.11 of the 1999 SPEIR evaluates the impacts of implementation of the Specific Plan on 
Cultural Resources. According to the 1999 SPEIR, the site survey of archaeological resources 
located and recorded four isolates and two sites (Village Site #1 and Village Site #2) within the 
NVSP area. Of the four isolates, only six obsidian flakes and an obsidian core were found and 
that number of isolates does not meet the CEQA definition of a significant cultural resources, and 
therefore, do not require any further archaeological work under the CEQA Guidelines (1991 EIR, 
Section 4.10, Page 4.10-3). At the two sites, 1,100 obsidian flakes and flake fragments were 
found. Per the 1991 EIR, Village Site #1 may meet the CEQA criteria to be considered an 
important site and Village Site #2 appears to be significant. Neither Village Site #1 nor Village Site 
#2 are in close proximity to the project site, and therefore, it was determined by the 1991 EIR and 
the 1999 SPEIR that project implementation for sites not in close proximity to those two sites 
would not cause a substantial adverse change in the significance of a historical or archaeological 
resource.  
Nonetheless, ground disturbing activities, such as grading or excavation, could disturb previously 
unidentified subsurface archaeological or paleontological resources. Compliance with the 1999 
SPEIR mitigation measures identified below, including 5.11-1e, which provides instructions in the 
event a material of potential cultural significance is uncovered and 5.11-2, which mitigates impacts 
on burial sites, will reduce any potential impacts to cultural resources to less than significant 
levels.  
 
Mitigation Measures 
5.11-1e: In the event that a material or potential cultural significance is uncovered during 

grading activities on the project site, all grading in the area of the uncovered material 
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shall cease and the project applicant shall retain a professional archaeologist to 
evaluate the quality and significance of the material. Grading shall not continue in the 
area where a material of potential cultural significance is uncovered until resources 
have been completely removed by the archaeologist and recorded as appropriate. 

5.11-2: If human remains are discovered, work shall cease and an appropriate representative 
of Native American Indian Groups and the County Coroner shall both be informed and 
consulted, as required by State law.  

 
3.6 GEOLOGY, SOILS, AND SEISMICITY  
Section 5.7 of the 1999 SPEIR evaluates impacts of implementation of the Specific Plan on 
Geology, Soils, and Seismicity. The 1999 SPEIR concludes that no unavoidable significant 
impacts beyond those previously identified in the 1991 EIR and the 1994 EIR Addendum will 
occur. Since the proposed project is within the scope of development that was anticipated for this 
site by the 1999 SPEIR, the impacts of the Yotelpad project have been covered by the 1999 
SPEIR and development of this project will not increase the impacts beyond those already 
anticipated.  
As explained in the 1999 SPEIR, individual projects will be subject to review and approval by the 
Town Engineer on a project-by-project basis and conditions may be imposed as result of site-
specific studies in compliance with applicable Town, State, and Federal codes. Both, a 
geotechnical report and a soils report are required prior to issuance of a grading permit in order 
to verify the site-specific conditions and quality of the soil. The 1999 SPEIR concluded that slope 
instability in the project area is not a factor since there are not naturally occurring steep slopes in 
the project area and impacts from newly created slopes or cuts would be less than significant with 
the incorporation of the mitigation measures. Erosion hazards were considered to be less than 
significant with adherence to the standard specifications outlined in the Erosion and Sediment 
Control Plan that all projects within the NVSP area are required to adhere to and impacts from 
manufactured slopes that are constructed to Town codes and standards were considered to be 
less than significant. The 1991 EIR determined that the entire NVSP area is not subject to known 
impacts associated with earthquake-induced landsliding, liquefaction, or seiche inundation 
hazards and project-specific hazards will be reduced to a less than significant level with 
adherence to the recommendations in the project’s geotechnical report. Volcanic hazards are 
considered to be a hazard for the entire community, but the 1991 EIR concluded that with 
adherence to the Town’s General Plan Safety Element and mitigation measures included in the 
2007 General Plan PEIR, impacts associated with volcanism would be reduced to less than 
significant levels. The 1999 SPEIR did not expand on the conclusions or determinations made in 
the 1991 EIR.  
Compliance with the 1999 SPEIR mitigation measures identified below, including 5.7-1; 5.7-2a, 
b, and c; 5.7-4; and 5.7-7, will reduce any potential impacts to geology and soils to less than 
significant levels. 
 
Mitigation Measures 
5.7-1: Prior to issuance of grading or building permits, geotechnical studies shall be 

completed and their recommendations shall be incorporated in the project design, as 
required by the Town’s Safety Element.  

5.7-2a: Soils and foundation analyses shall be approved by Town staff prior to final project 
design approval, as required by the Town’s Safety Element. All measures required by 
the Town shall be incorporated into final grading and building plans. 
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5.7-2b: The project applicant shall provide grading plans and receive approval from the Town 
Engineer. Said plans shall also show that new slopes within the project area are 
designed pursuant to slope requirements set forth within the Specific Plan and the 
standards of the Town’s Municipal Code. 

5.7-2c: All work shall be overseen by a licensed Civil Engineer (CE), Certified Engineering 
Geologist (CEG), or similar appropriately qualified professional, who shall report to the 
Town Engineer in order to ensure the standards of the applicable codes are met. 

5.7-4:  A comprehensive Erosion and Sediment Transport Control Plan shall be prepared by 
the project applicant and approved by the Town Engineer prior to the issuance of any 
grading or building permits. The Plan shall be included in the project design, as 
required by the Town’s Safety Element. The Plan shall also meet the requirements of 
the Regional Water Quality Control Board and the Town Municipal Code. 

5.7-7: The project operators shall cooperate with the Town in designing and disseminating 
information to assist citizens and visitors in responding to emergency situations that 
are likely to arise. All structures shall be designed and built to at least the standards of 
UBC Seismic Zone 4.  

 
3.7 HAZARDS AND HAZARDOUS MATERIALS  
The 1999 SPEIR does not identify any significant impacts related to Hazards or Hazardous 
Materials. Since the proposed Yotelpad project is consistent with the use and building envelope 
considered for this site by the 1999 SPEIR, no new impacts would result from implementation of 
this project. The proposed use, a mixed-use condominium-hotel project, would not be engaged in 
the production or disposal of hazardous materials nor is it anticipated that the use would result in 
the creation of health hazards to the public or residents of the project. The site is not included on 
the list of hazardous materials sites compiled pursuant to Government Code Section 65962.5, nor 
is it located within one-quarter mile of a school or within two miles of a public or private airport or 
airstrip.  
The project is required to comply with applicable Mammoth Lakes Fire Protection District codes 
for emergency vehicle access. In addition, the project would not impede emergency access for 
adjacent or surrounding properties during construction or operation, since construction activities 
would be contained on site. Therefore, project implementation would not interfere with the 
adopted emergency response plan or result in inadequate emergency access and a less than 
significant impact would occur in this regard.  
The Town and surrounding area have been rated as having high fire potential. Thus, 
implementation of the proposed project could expose people or structures to risk involving 
wildland fires, as would be true for any development within the Town. The proposed project is 
subject to compliance with the Uniform Fire Code, which was amended by the Mammoth Lakes 
Fire Protection District and adopted as the Town Fire Code. Further, the project design and 
construction would be reviewed by the Mammoth Lakes Fire Protection District, in conjunction 
with the application for a building permit, in order to ensure the Fire Code regulations are met. 
Project implementation would result in a less than significant impact regarding the exposure of 
people or structures to a significant risk involving wildland fires, following compliance with Fire 
Code and Fire Protection District requirements.  
No mitigation measures were required by the 1999 SPEIR for the NVSP and since no impacts to 
hazards and hazardous materials have been identified, no mitigation measures are required. 
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3.8 HYDROLOGY AND WATER QUALITY  
Section 5.8 of the 1999 SPEIR evaluates impacts of implementation of the Specific Plan on 
Hydrology and Drainage. The 1999 SPEIR concludes that no unavoidable significant impacts 
beyond those previously identified in the 1991 EIR and the 1994 EIR Addendum will occur. Since 
the proposed project is within the scope of development that was anticipated for this site by the 
1999 SPEIR, the impacts of the Yotelpad project have been covered by the 1999 SPEIR and 
development of this project will not increase the impacts beyond those already anticipated.  
 
A preliminary drainage study was prepared for the proposed project by Triad/Holmes Associates 
in November 2018. The report concludes that the drainage facilities, including drop inlets, swales, 
and grading to direct flows from the proposed structures, would be adequate to handle the 
required flows and that since the use is consistent what that envisioned by the Town of Mammoth 
Lakes 2015 Stormwater Master Plan and the 2005 Storm Drain Master Plan, downstream facilities 
should be adequate. Erosion control and stormwater treatment measures would be placed in 
areas of possible erosion. Although no significant impacts have been identified, the following 
mitigation measures, including 5.8-1; 5.8-1b and c; 5.8-2a and b; and 5.8-3, have been carried 
over from the 1999 SPEIR and help further reduce any potential impacts to hydrology and water 
quality.  
 
Mitigation Measures 
5.8-1: All drainage collection, retention, and infiltration facilities on the site shall be 

constructed and maintained in accordance with the Mammoth Lakes Storm Drain 
Master Plan (SDMP) and shall be designed in accordance with the Master Plan Design 
Manual, to the satisfaction of the Town of Mammoth Lakes Town Engineer, prior to 
the issuance of grading permits. 

5.8-1b: A more complete hydrology analysis for design purposes shall be required to be 
completed to estimate the amounts of runoff, which will be required to be retained on-
site for each development. The analysis shall be approved prior to issuance of a 
grading permit. 

5.8-1c: The following water conservation procedures shall be incorporated into project 
elements where feasible: landscape with low water-using plants; install efficient 
irrigation systems that minimize runoff and evaporation and maximize the water that 
will reach the plant roots, such as drip irrigation, soil moisture sensors, and automatic 
irrigation systems; and use pervious paving material whenever feasible. 

5.8-2a: An Erosion and Sediment Control Plan shall be prepared by the project proponents 
prior to issuance of grading permits. The Plan shall be reviewed and approved by the 
Town of Mammoth Lakes and the Lahontan Regional Water Quality Control Board and 
be in accordance with the erosion control guidelines as contained in the Mammoth 
Lakes SDMP and be in compliance with the Water Quality Control Plan (for the 
Lahontan Region [Basin Plan]). General grading activities, including those related to 
demolition and construction, would be regulated by the Uniform Building Code and 
Town of Mammoth Lakes Grading Ordinance. The required Erosion and Sediment 
Control Plan shall outline methods that will be implemented to control erosion and 
sediment transport from graded or cleared portions of the individual redevelopment/ 
improvement sites. 
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5.8-2c: A Waste Discharge Report (related to soil disturbance) shall be prepared by the project 
applicant and submitted to the Lahontan Regional Water Quality Control Board not 
less than 90 days before the intended start of construction activities of a new 
development to obtain a Waste Discharge Permit or waiver to ensure that proper 
control measures for the protection of water quality are taken and adhered to during 
all phases of the development project. A copy of the Waste Discharge Report shall be 
submitted to the Town of Mammoth Lakes engineering division prior to issuance of a 
grading permit for the project. 

5.8-3: Best Management Practices (BMPs) shall be implemented to the satisfaction of the 
Lahontan Regional Water Quality Control Board and NPDES Program requirements 
in order to protect the receiving waters from degradation and correct existing problems. 
BMPs include structural controls such as retention/detention basins, oil-water 
separators, which could be implemented in the overall design of the proposed drainage 
facilities for individual development sites. 

 
3.9 LAND USE AND PLANNING 
Section 5.1 of the 1999 SPEIR evaluates the impacts of implementation of the Specific Plan 
relating to Land Use and Relevant Planning. The 1999 SPEIR concludes that no unavoidable 
significant impacts beyond those previously identified in the 1991 EIR and the 1994 EIR 
Addendum will occur. Since the proposed project is within the scope of development that was 
anticipated for this site and is consistent with the uses envisioned for this site, the impacts of the 
Yotelpad project have been covered by the 1999 SPEIR and development of this project will not 
increase the impacts beyond those already anticipated.  
The project involves development of a mixed-use condominium-hotel product, consistent with the 
use, density, and building envelope specified for the site in the NVSP. The proposed project would 
redevelop an existing partially developed site, and would include a new pedestrian connection 
that will help integrate the site with the surrounding area. Therefore, the project would not 
physically divide an established community. Furthermore, the proposed project would be 
consistent with all of the zoning standards of the NVSP for this site, as well as being consistent 
with both the Town’s General Plan and Municipal Code.  
No mitigation measures were required by the 1999 SPEIR for the NVSP and since no new impacts 
to land use and planning have been identified, no mitigation measures are required.   
 
3.10 MINERAL RESOURCES 
The 1999 SPEIR does not identify any significant impacts to mineral resources, specifically to 
mineral resources that would be of value to the region and the residents of the state or to locally 
important mineral resource recovery sites. Therefore, project implementation would have no 
impact to mineral resources.  
No mitigation measures were required by the 1999 SPEIR for the NVSP and since no impacts to 
mineral resources have been identified, no mitigation measures are required. 
 
3.11 NOISE 
Section 5.6 of the 1999 SPEIR evaluates the noise impacts resulting from implementation of the 
Specific Plan. The 1999 SPEIR determined that no unavoidable significant impacts beyond those 
previously identified in the 1991 EIR and the 1994 EIR Addendum would occur as a result of 
implementation of the Specific Plan. Since the proposed project is consistent with the use and 
density envisioned for this site by the NVSP, there are no new impacts that would result from 
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project implementation and development of this project will not increase the impacts beyond those 
already anticipated 
Grading and construction may result in temporary noise impacts, including ground-borne noise or 
vibrations, to nearby noise sensitive receptors. Long-term operations associated with the project, 
such as loading and unloading, operation of mechanical equipment such as air conditioning units, 
and guests arriving to and leaving the project, may result in the generation of on-site noise. 
Compliance with the following mitigation measures, including 5.6-1a, b, and c; 5.6-2a and b; and 
5.6-3c and d, which have been carried over from the 1999 SPEIR, will reduce any potential 
impacts to noise to a less than significant level.  
 
Mitigation Measures 
5.6-1a: Pursuant to Chapter 8.16.090 of the Town's Noise Ordinance, construction activities 

shall be limited to the hours of 7:00 a.m. to 8:00 p.m. Monday through Saturday and 
prohibited on Sunday or holidays, or as otherwise permitted by Chapter 8.16.090. 

5.6-1b: Construction equipment shall be muffled or controlled, if required, to meet Chapter 
8.16 requirements for maximum noise generated by construction equipment. 
Contracts shall specify that engine-driven equipment be fitted with appropriate noise 
mufflers. 

5.6-1c: The construction contractor shall provide temporary sound barriers around pile driving 
sites to the satisfaction of the Town Engineer should such activities take place in areas 
within 400 feet of existing residential units, if required to meet Chapter 8.16 
requirements. 

5.6-2a: The proposed project shall be located or architecturally designed to reduce the project 
noise impacts upon properties adjacent to each master planned area or project 
property line, such that the exterior noise levels will not exceed Town Noise Ordinance 
requirements for an urban and multiple family setting. Design features could include 
setbacks, berms, landscaping, and architectural features, adjacent to both arterial and 
interior streets. 

5.6-2b: Multi-family buildings shall be located or architecturally designed so the interior noise 
level will not exceed 45 Ldn. As a minimum, multi-family housing shall comply with 
Title 24 of the California Code of Regulations. 

5.6-3c: Outdoor PA systems shall not be permitted to operate between the hours of 10:00 p.m. 
and 7:00 a.m. and shall not exceed the Town’s Noise Ordinance standards at project 
property lines. Adherence with this measure is subject to periodic site inspections by 
the Town of Mammoth Lakes.  

5.6-3d: Directional speakers shall be shielded and/or oriented away from off-site residences 
to the satisfaction of the Town Building Inspector.  

 
3.12 POPULATION AND HOUSING 
Section 5.2 of the 1999 SPEIR evaluates the impacts of implementation of the Specific Plan 
relating to Population and Housing. The 1999 SPEIR found that with implementation of the 
housing policies and programs described in the Specific Plan, there would be no significant 
impacts related to employment, population, and housing. The proposed Yotelpad project is 
consistent with the density permitted for this site by the NVSP. The proposed project will result in 
198 new “rooms” within 177 units, with a room being defined in the NVSP as equating to one hotel 
room or one bedroom, loft, or sleeping area in residential uses.  
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The entire allowable density of the NVSP, including the maximum allowable density for the project 
site, was included in the Town’s buildout table within the Land Use Section of the Town’s General 
Plan, and was found to be consistent with the Town’s housing population growth envisioned in 
the NVSP and the General Plan. There are no new impacts beyond those already analyzed in the 
1999 SPEIR. Pursuant to the Town’s Municipal Code, the project will mitigate their workforce 
housing requirement through the use of existing housing mitigation credits that the site has 
assigned to it.7 
The site does not currently have any housing units on it, and therefore, will not result in the 
elimination of any existing housing units or the displacement of residents. No mitigation measures 
were required by the 1999 SPEIR for the NVSP and since no new impacts to population and 
housing have been identified, no mitigation measures are required.  
 
3.13 PUBLIC SERVICES 
Section 5.10 of the 1999 SPEIR evaluates the impacts to public services including fire and police 
protection, schools, parks, and other public facilities. The 1999 SPEIR found that with mitigation, 
the impacts will be reduced to a less than significant level. The proposed Yotelpad project is 
consistent with the use and density permitted for this site by the NVSP, and therefore, would not 
cause any new impacts to public services beyond those already identified in the 1999 SPEIR.  
Since the project is consistent with the density envisioned by the NVSP and with the density 
previously analyzed by the 1999 SPEIR, any potential impacts to fire and police protection 
services will be reduced to a less than significant level through the implementation of the 
mitigation measures identified in the 1999 SPEIR. While the project could result in a slight 
increase in emergency calls, the project would not result in development that is unique in the area. 
Existing service ratios and response times would not be affected by the proposed project and new 
fire and/or police facilities would not be required. With payment of the development impact fees 
as required by Town Code, project implementation would not significantly impact fire or police 
protection services.  
The project is required to annex into the existing North Village Benefit Assessment District (BAD), 
or form a new BAD, to cover snow removal and road maintenance as well at other items including 
landscaping, street lighting, and pedestrian amenities within the public right-of-way.  
Compliance with the following mitigation measures, including 5.10-1b and c; 5.10-3; and 5.10-4a, 
which have been carried over from the 1999 SPEIR, will reduce any potential impacts to public 
services to a less than significant level. 
 
Mitigation Measures 
5.10-1b: Access roads to all structures, and areas of use, shall comply with Mammoth Lakes 

Fire Protection District Ordinance 98-01 (or any updated version of that ordinance). 
5.10-1c: An approved water supply system capable of supplying required fire flow for fire 

protection purposes, as determined by the Fire District, shall be approved. 
5.10-3: In accordance with A.B. 2926, the developer shall pay Developer Fees for commercial 

uses and for residential uses (condominiums). 

                                            
7 The Housing Mitigation Credits that were assigned to this site were the result of an agreement between the Town and 
the then owners of the Aspen Village Apartments site where the Town provided 150.41 Full-Time Equivalent Employee 
(FTEE) credits in exchange for the 4.41 acres of unimproved property that was ultimately developed with affordable 
housing (i.e., Aspen Village Apartments). Those credits were divided up amongst various property’s that were owned 
by the recipient of those credits and 40.41 FTEE credits were assigned to the Yotelpad project site. 
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impacts to a less than significant level, with the exception of impacts related to Air 
Quality, which were found to be significant due to ongoing region-wide violations of 
the State and Federal PM10 standards and no mitigation measure or alternative would 
adequately reduce that impact to a less than significant level, and therefore, there are 
no additional mitigation measures or alternatives that would be feasible that would 
reduce one or more significant effects of the project; and 

(4) mitigation measures or alternatives which are considerably different from those 
analyzed in the previous EIR and would substantially reduce one or more significant 
effects on the environment, but the project proponents decline to adopt the mitigation 
measure or alternative, since the mitigation measures in the 1999 SPEIR reduce all 
potential impacts to a less than significant level, with the exception of impacts related 
to Air Quality, which were found to be significant due to ongoing region-wide violations 
of the State and Federal PM10 standards and no mitigation measure or alternative 
would adequately reduce that impact to a less than significant level, and therefore, 
there are no other mitigation measures or alternatives from those analyzed in the 1999 
SPEIR which would reduce one or more significant effects on the environment.  
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APPENDIX A - INVENTORY OF MITIGATION MEASURES  
 
AESTHETICS 
5.3-1a: To the maximum extent practical, the proposed project shall retain forested areas, and 

the development shall remain subordinate to the natural character of the site and 
surrounding landscape. 

5.3-1b: Prior to final approval of project development plans, the applicant shall submit a tree 
preservation and replacement plan pursuant to the Municipal Code, Zoning, 
requirements related to grading and clearing. The Preservation and Replacement 
Plan, including the type, size, number and location of replacement trees shall be 
subject to the approval of the Town of Mammoth Lakes Community Development 
Director. 

5.3-1c: Contour grading shall be used to blend manufactured slopes into the natural terrain. 
Grading shall be minimized to preserve existing landform and vegetation to the 
greatest extent possible. 

5.3-1d: The landscape design for the site shall maximize the use of existing vegetation, and 
where new plants are introduced, they shall include, and/or blend with, plants native 
to the Mammoth Lakes environment. Landscape plans for the site shall be completed 
by a certified landscape architect. 

5.3-1e:  To the maximum extent practical, native trees and landscaping shall be concentrated 
around all structures located on the project site. 

5.3-1f: Grading techniques shall be used which minimize the area of disturbance and shall 
incorporate such methods as decorative retaining walls rather than slopes to minimize 
the area of disturbance. 

5.3-1j: Staging locations shall be indicated on project Building Permit and Grading Plans and 
shall be subject to review by the Town of Mammoth Lakes Community Development 
Director in accordance with Municipal Code requirements. 

5.3-1k: Upon submittal of Final Development Plans to the Town for the development site, the 
applicant shall demonstrate that long-range views of the Sherwin Range are 
incorporated into the project design.  

5.3-1m: The buffer for properties adjacent to the specific plan boundaries shall be defined as 
a building setback area of not less than 20 feet to buildings up to 35 feet tall. Portions 
of buildings which exceed 35 feet adjacent to the Specific Plan boundaries shall 
require an additional setback of generally 1 foot for every two feet of building height 
beyond the 20 foot minimum setback. Trees shall be maintained within the buffer area, 
except for required vehicular and pedestrian access.  

5.3-2a: Adoption of the North Village Specific Plan shall include all provisions for design review 
stated in the Plan, with all phases and developments proposed within the Specific Plan 
area undergoing review by a Town-appointed Design Review Committee and/or 
Planning Commission.  

5.3-2b: The architectural style for the development shall blend with the site’s natural setting. 
Rooflines shall reflect the slope of the site, and natural “earth tone” colors and 
materials such as stone and wood shall be emphasized. Conformance shall be 
assured through the Town’s design review procedures.  
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5.3-3a:   Low-intensity street lighting and low-intensity exterior lighting shall be used throughout 
the development to the degree feasible. Lighting fixtures shall use shielding, if 
necessary, to prevent spill lighting on adjacent off-site uses. 

5.3-3b:  Lighting used for various components of the development plan be reviewed under 
North Village Specific Plan design guidelines which shall include review of light 
intensity levels, fixture height, fixture location, and design.   

5.3-3c:  The project shall use minimally reflective glass and all other materials used on exterior 
buildings and structures shall be selected with attention to minimizing reflective glare. 

5.3-3d:   Vegetative buffers shall be used to reduce light intrusion on residential development 
and on forested areas located adjacent to the project site. 

 
AIR QUALITY 
5.5-1a: In order to reduce fugitive dust emissions, each development project shall obtain 

permits, as needed, from the Town and the State Air Pollution Control District (APCD) 
and shall implement measures during grading and/or construction of the individual 
development sites to ensure compliance with permit conditions and applicable Town 
and APCD requirements. 
a. The individual development projects shall comply with State, APCD, Town, and 

Uniform Building Code dust control regulations, so as to prevent the soil from being 
eroded by wind, creating dust, or blowing onto a public road or roads or other public 
or private property.  

b. Adequate watering techniques shall be employed on a daily basis to partially 
mitigate the impact of construction-generated dust particulates. 

c. Clean-up on construction-related dirt on approach routes to individual 
development sites/improvements shall be ensured by the application of water 
and/or chemical dust retardants that solidify loose soils. These measures shall be 
implemented for construction vehicle access, as directed by the Town Engineer. 
Measures shall also include covering, watering or otherwise stabilizing all inactive 
soil piles (left more than 10 days) and inactive graded areas (left more than 10 
days). 

d. Any vegetative ground cover to be utilized on the individual development 
sites/improvements shall be planted as soon as possible to reduce the amount of 
open space subject to wind erosion. Irrigation shall be installed as soon as possible 
to maintain the ground cover. 

e. All trucks hauling dirt, soil or other loose dirt material shall be covered. 
5.5-1b: To reduce the potential of spot violations of the CO standards and odors from 

construction equipment exhaust, unnecessary idling of construction equipment shall 
be avoided. 

5.5-2a: In order to reduce emissions associated with both mobile and stationary sources (i.e., 
wood burning stoves and fireplaces), the project shall adhere to the regulations 
contained in the Air Quality Management Plan for the Town of Mammoth Lakes and 
Chapter 8.30, Particulate Emission Regulations, of the Town’s Municipal Code. The 
commercial use tenants throughout the Specific Plan area shall, at a minimum, include 
the following, as appropriate: 
a. Bicycle racks, lockers or secure storage areas for bicycles; 
b. Transit access, including bus turnouts; 
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c. Site access design shall avoid queiing in driveways; and 
d. Mulch, groundcover, and native vegetation to reduce dust 

5.5-2b: The project shall contribute on a fair share basis to the Town’s street sweeping 
operations in order to reduce emissions and achieve the required Federal standard.  

 
BIOLOGICAL RESOURCES 
5.9-2a: The project shall preserve existing native vegetation to the maximum extent feasible.  

Landscaping shall emphasize the use of native plants indigenous to the Jeffrey Pine-
Fir Forest plant community. Whenever possible, native plants used on-site shall be 
selected for their replacement habitat value. Site designs shall be subject to the Design 
Review procedure of the Town. 

5.9-2b: Landscape materials shall be used that allow for the protection and preservation of 
existing trees. Native plant species, preferably from seed or cuttings from local plants, 
shall be used where possible. The Landscape Plan shall be approved by the Planning 
Director prior to issuance of any construction permits. 

5.9-2c: Irrigation, fertilization and other landscape management practices shall be designed 
to minimize effects on existing trees and other vegetation. 

5.9-2d: To the extent possible, native vegetation shall be retained and protected during 
construction. A Revegetation Plan, prepared by a qualified Landscape Architect and 
approved by the Town of Mammoth Lakes, shall be completed prior to the 
commencement of the project, which will describe in detail the species of trees and 
shrubs that will be used, where they will be planted and in what numbers, and the 
methods of planting and maintenance, which will ensure successful growth. It shall 
include a monitoring program to follow the progress of new plantings and ensure 
replacement of unsuccessful plants. Landscaping with native species of trees and 
shrubs shall be undertaken to enhance wildlife use of cleared areas. 

5.9-2e: Under AB3180, once mitigation plans designed to off-set habitat losses are approved 
and the specific areas where they will be located are identified, the proponent must 
provide a program to monitor their progress for a period of time (usually three to five 
years) deemed sufficient by the Planning Director to assure their successful 
development. Adequate security shall be deposited with the Town to ensure 
successful implementation of this measure. 

5.9-2f: All construction activities, including movement and storage of vehicles and the storage 
of building and other materials, shall be confined to areas slated for development.  
Care shall be taken during construction to avoid damage to vegetation and habitats 
not directly involved in project construction. Any vegetation inadvertently damaged 
outside of the area slated for development shall be replaced on a one-to-one basis on- 
or off-site. Off-site replacement shall require the approval of the Town Planning 
Director. 

5.9-2g: To prevent erosion and siltation into intermittent creeks, areas cleared of vegetation, 
fill or other materials shall be stabilized after clearing and grading. Hay bales, silt 
screens or similar devices shall be used to prevent siltation. To further protect the 
drainage system and prevent erosion, all grading and construction shall be completed 
during the summer months, or after October 15 of each year be in a condition to be 
stabilized within 48 hours should inclement weather threaten. 
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5.9-2h: A Forest Condition Survey shall be conducted by a professional forester and approved 
by the Town of Mammoth Lakes, prior to the commencement of each individual 
development project. All trees greater than 12-inches dbh (diameter at breast height 
(54 inches above ground)) and significant stands on each project site shall be mapped 
prior to issuance of grading permits or clearing. A registered forester or arborist shall 
then determine the age and condition of these trees and whether they should be 
retained or removed based upon health and visual significance of the trees, except for 
removal required by approved improvements. Once this determination is made, those 
trees shall be retained and integrated into the design of each project. A program of 
specific protection measures shall be prepared by the developer and approved by the 
Town prior to issuance of any construction permits (e.g., construction fencing, grading 
controls, grading design, etc.). Any trees removed unavoidable by each final project 
approval shall be in accordance with Town policies. Off-site replacement shall require 
approval by the Town’s Planning Director. 

5.9-2i: Slash generated from construction or thinning operations shall be hauled from the site 
concurrent with the operation to prevent a breeding site for IPS. Logs shall be removed 
from the site as soon as possible. 

5.9-2j: Construction and site development, such as grading and trenching, shall be prohibited 
within the dripline of retained trees. Equipment shall not be stored or driven under 
trees. Grading shall not cover the ground surface within the dripline of existing trees. 
Grading limits shall be clearly defined and protected. 

 
CULTURAL RESOURCES 
5.11-1e: In the event that a material or potential cultural significance is uncovered during 

grading activities on the project site, all grading in the area of the uncovered material 
shall cease and the project applicant shall retain a professional archaeologist to 
evaluate the quality and significance of the material. Grading shall not continue in the 
area where a material of potential cultural significance is uncovered until resources 
have been completely removed by the archaeologist and recorded as appropriate. 

5.11-2: If human remains are discovered, work shall cease and an appropriate representative 
of Native American Indian Groups and the County Coroner shall both be informed and 
consulted, as required by State law.  

 
GEOLOGY AND SOILS 
5.7-1: Prior to issuance of grading or building permits, geotechnical studies shall be 

completed and their recommendations shall be incorporated in the project design, as 
required by the Town’s Safety Element.  

5.7-2a: Soils and foundation analyses shall be approved by Town staff prior to final project 
design approval, as required by the Town’s Safety Element. All measures required by 
the Town shall be incorporated into final grading and building plans. 

5.7-2b: The project applicant shall provide grading plans and receive approval from the Town 
Engineer. Said plans shall also show that new slopes within the project area are 
designed pursuant to slope requirements set forth within the Specific Plan and the 
standards of the Town’s Municipal Code. 
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5.7-2c: All work shall be overseen by a licensed Civil Engineer (CE), Certified Engineering 
Geologist (CEG), or similar appropriately qualified professional, who shall report to the 
Town Engineer in order to ensure the standards of the applicable codes are met. 

5.7-4:  A comprehensive Erosion and Sediment Transport Control Plan shall be prepared by 
the project applicant and approved by the Town Engineer prior to the issuance of any 
grading or building permits. The Plan shall be included in the project design, as 
required by the Town’s Safety Element. The Plan shall also meet the requirements of 
the Regional Water Quality Control Board and the Town Municipal Code. 

5.7-7: The project operators shall cooperate with the Town in designing and disseminating 
information to assist citizens and visitors in responding to emergency situations that 
are likely to arise. All structures shall be designed and built to at least the standards of 
UBC Seismic Zone 4. 

 
HYDROLOGY AND WATER QUALITY 
5.8-1: All drainage collection, retention, and infiltration facilities on the site shall be 

constructed and maintained in accordance with the Mammoth Lakes Storm Drain 
Master Plan (SDMP) and shall be designed in accordance with the Master Plan Design 
Manual, to the satisfaction of the Town of Mammoth Lakes Town Engineer, prior to 
the issuance of grading permits. 

5.8-1b: A more complete hydrology analysis for design purposes shall be required to be 
completed to estimate the amounts of runoff, which will be required to be retained on-
site for each development. The analysis shall be approved prior to issuance of a 
grading permit. 

5.8-1c: The following water conservation procedures shall be incorporated into project 
elements where feasible: landscape with low water-using plants; install efficient 
irrigation systems that minimize runoff and evaporation and maximize the water that 
will reach the plant roots, such as drip irrigation, soil moisture sensors, and automatic 
irrigation systems; and use pervious paving material whenever feasible. 

5.8-2a: An Erosion and Sediment Control Plan shall be prepared by the project proponents 
prior to issuance of grading permits. The Plan shall be reviewed and approved by the 
Town of Mammoth Lakes and the Lahontan Regional Water Quality Control Board and 
be in accordance with the erosion control guidelines as contained in the Mammoth 
Lakes SDMP and be in compliance with the Water Quality Control Plan (for the 
Lahontan Region [Basin Plan]). General grading activities, including those related to 
demolition and construction, would be regulated by the Uniform Building Code and 
Town of Mammoth Lakes Grading Ordinance. The required Erosion and Sediment 
Control Plan shall outline methods that will be implemented to control erosion and 
sediment transport from graded or cleared portions of the individual redevelopment/ 
improvement sites. 

5.8-2c: A Waste Discharge Report (related to soil disturbance) shall be prepared by the project 
applicant and submitted to the Lahontan Regional Water Quality Control Board not 
less than 90 days before the intended start of construction activities of a new 
development to obtain a Waste Discharge Permit or waiver to ensure that proper 
control measures for the protection of water quality are taken and adhered to during 
all phases of the development project. A copy of the Waste Discharge Report shall be 
submitted to the Town of Mammoth Lakes engineering division prior to issuance of a 
grading permit for the project. 
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5.8-3: Best Management Practices (BMPs) shall be implemented to the satisfaction of the 
Lahontan Regional Water Quality Control Board and NPDES Program requirements 
in order to protect the receiving waters from degradation and correct existing problems. 
BMPs include structural controls such as retention/detention basins, oil-water 
separators, which could be implemented in the overall design of the proposed drainage 
facilities for individual development sites. 

 
NOISE 
5.6-1a: Pursuant to Chapter 8.16.090 of the Town's Noise Ordinance, construction activities 

shall be limited to the hours of 7:00 a.m. to 8:00 p.m. Monday through Saturday and 
prohibited on Sunday or holidays, or as otherwise permitted by Chapter 8.16.090. 

5.6-1b: Construction equipment shall be muffled or controlled, if required, to meet Chapter 
8.16 requirements for maximum noise generated by construction equipment. 
Contracts shall specify that engine-driven equipment be fitted with appropriate noise 
mufflers. 

5.6-1c: The construction contractor shall provide temporary sound barriers around pile driving 
sites to the satisfaction of the Town Engineer should such activities take place in areas 
within 400 feet of existing residential units, if required to meet Chapter 8.16 
requirements. 

5.6-2a: The proposed project shall be located or architecturally designed to reduce the project 
noise impacts upon properties adjacent to each master planned area or project 
property line, such that the exterior noise levels will not exceed Town Noise Ordinance 
requirements for an urban and multiple family setting. Design features could include 
setbacks, berms, landscaping, and architectural features, adjacent to both arterial and 
interior streets. 

5.6-2b: Multi-family buildings shall be located or architecturally designed so the interior noise 
level will not exceed 45 Ldn. As a minimum, multi-family housing shall comply with 
Title 24 of the California Code of Regulations. 

5.6-3c: Outdoor PA systems shall not be permitted to operate between the hours of 10:00 p.m. 
and 7:00 a.m. and shall not exceed the Town’s Noise Ordinance standards at project 
property lines. Adherence with this measure is subject to periodic site inspections by 
the Town of Mammoth Lakes.  

5.6-3d: Directional speakers shall be shielded and/or oriented away from off-site residences 
to the satisfaction of the Town Building Inspector.  

 
PUBLIC SERVICES / RECREATION 
5.10-1b: Access roads to all structures, and areas of use, shall comply with Mammoth Lakes 

Fire Protection District Ordinance 98-01 (or any updated version of that ordinance). 
5.10-1c: An approved water supply system capable of supplying required fire flow for fire 

protection purposes, as determined by the Fire District, shall be approved. 
5.10-3: In accordance with A.B. 2926, the developer shall pay Developer Fees for commercial 

uses and for residential uses (condominiums). 
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5.10-4a: The project proponent shall contribute a fair share financial contribution in accordance 
with the Town’s DIF Mitigation Program established under Resolution 98-06 (or any 
updated version of that ordinance). 

 
TRANSPORTATION AND TRAFFIC 
5.4-5: The developer shall prepare and provide to the Town Engineer for review and 

approval, a Traffic Control Officer Monitoring Plan. The Plan shall outline at a 
minimum, scheduled days of monitoring together with a program to determine 
additional days of monitoring as may be determined by projected occupancy rates, 
performance criteria, duration of monitoring, and responsible parties. 

5.4-6: New development shall participate on a fair share basis in the development and 
operation of a community-wide winter transit system to achieve the ridership levels 
assumed in the MTM.  

 
UTILITIES AND SERVICE SYSTEMS 
5.10-4b: The project applicant shall pay the appropriate fees to the Mammoth Community Water 

District (MCWD). All new water and wastewater conveyance facilities shall be located 
and installed within public rights-of-way or utility easements. 

5.10-9: Prior to issuance of a building permit, the applicant shall provide an Integrated Solid 
Waste Management Plan (ISWMP) consistent with the Town’s SRRE. The plan shall 
address, at a minimum, the following measures: construction demolition; recycling; 
composting; source reduction programs; storage areas for collected recyclable 
materials, and disposal of hazardous waste materials used on-site. 
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